MINUTES

MANSFIELD PLANNING AND ZONING COMMISSON
Regular Meeting, Monday, June 19, 2006
Council Chambers, Audrey P. Beck Municipal Building

Members present:  R. Favretti (Chairman), B.d8ar, J. Goodwin, R. Hall., K. Holt
arrived at 7:08 p.m, P. Kochchenburger, P. Plaat&immer

Members absent:  B. Ryan

Alternates present: C. Kusmer arrived at 7:05

Alternates absent: V. Stearns, B. Pociask

Staff present: C. Hirsch (Zoning Age@) Padick (Director of Planning)

Chairman Favretti called the meeting to order @4 fr.m.
Minutes:

6/5/06-Hall MOVED, Gardner seconded, to approveMinautes as written;
All in favor, Plante disqualified himself. MOTIONARRIED UNANIMOUSLY.

6/15/06 Field Trip- Favretti MOVED, Goodwin secoddé& approve the Minutes as
written;

Favretti, Goodwin in favor, all others disqualifieMOTION CARRIED
UNANIMOUSLY.

Scheduled Business
Zoning Agent’s Report

A. Review of new occupancy at 1768 Storrs Rédd,#864-3

Curt Hirsch updated the board of a letter senirtofrom B. T. Partners, LLC., stating
that Lenard Engineering will be occupying the spaicg768 Storrs Road, and per the
conditions of the original permit, they need PZ@rapal prior to occupancy. The new
tenant will be using this space for storage only trey will not be adding any staff, so
parking will not be an issue.

Hall MOVED, Gardner seconded, that the PlanningZowing Commission approve
occupancy revisions for the existing commercialdng at 1768 Storrs Road as
described in a 6/7/06 letter from N. Smith of BPRrtners, LLC. This authorization
addresses condition #2 of the Planning and Zonmg@ission’s 2/21/06 approval
motion regarding the subject site. Any future aemin occupancy on this property shall
be reviewed with the Zoning Agent and any changeke nature of the uses shall
require additional authorization from the Plannamgl Zoning Commission. As
previously noted, the adequacy of parking and segystem capacities will be important
factors in determining the appropriateness of gitige revisions.



THE MOTION CARRIED UNANIMOUSLY.

B. Enforcement Update
There were no questions or comments regarding KSchis Monthly Report of Zoning
Enforcement Activity.

Old Business

1.  Subdivision application, proposed new lot\t. Hope Road, F. Spakoski,
applicant, C. Harakaly, owner, file #1247-M.A.D./06

Representing the applicant was Mike Dilaj from Datingineering who presented the
Commission with the receipts of abutter notificatio

Dilaj stated that he had received comments frong®adick, Director of Planning, and
John Jackman, Fire Marshal. The comments are lagidgessed and some have been
noted on the plans submitted on 6/19/06. Dilayasking with the Fire Marshal to create
a turnaround near the proposed house to accommenheency vehicles. Due to the
length of the driveway, Jackman is requiring twditidnal pull-out/by-pass areas
between the turnaround and the road. Dilaj notatttite amount of fill to be brought in
to create the driveway will be approximately 440icwards, which is under the 500
cubic yard limit which would require a special pérm

Members expressed concern with the possibilitypsig some specimen trees in the
design of this site.

Dilaj indicated that there are no significant spsan trees in the building area envelope,
nor are there any in the area of the proposedwaye Dilaj noted that prior to clearing
for construction, his company will flag the lima$ the construction area and then he
personally will go out to verify the flag locatians

On Lot #2 the applicant will utilize the currentree barn and pasture, but usage will stop
at the wetland area. The owner indicated that th#ynstall a fence to keep the animals
and livestock out of the wetlands, but also plande a previously established “watering
hole.”

Question was raised about open space dedicatiive town. Dilaj stated that they are
seeking an exemption from an open space dedichéoause they are subdividing into 2-
lots and based on the regulations, open spacealiedis are to benefit the owners of
proposed lots. The applicant did indicate thay teuld be willing to put a note on the
mylar that if the 16.36 acres were to be re-suldédiin the future, then an open space
dedication would be acceptable.

Holt questioned if the PZC could place a conditibtheir approval requesting a
conservation easement dedication along Mt. HopelR&he also wondered if the
animal-fencing locations will be submitted for atlwhal approval, because she couldn’t
recall if that was a condition of the IWA permit.



At this time Mr. Spakoski spoke on behalf of hinisgld his wife. He indicated that they
would like to leave the land in its current stadarauch as possible. They are specifically
building the driveway in the proposed location void destruction of the Pine Grove.
They plan on using the existing pastures for tfaie) horse.

Padick mentioned that Mt. Hope Road is a scenid eval noted the possibility of having
a conservation easement along the road frontageeterve it. He also mentioned that
the commission has to determine if the wordingedt®n 13 in the Subdivision
Regulation applies to the intended use in this.c&bestated that if the PZC determines
that an open space dedication can be requiredZkecould include some of the pasture
and wetland areas in the conservation easemergpauify that agricultural uses would
be allowed.

In response to a question, Dilaj stated that tbet&ge for the farm lot is about 1,100
feet.

Gardner agreed to work on a motion for the 7/15/@@ting, and Mike Dilaj will be
getting the updated maps to the PZC.

Scheduled Business

Public Hearing: Re-subdivision Application, propgdsevision of lots 29 and 33 in the
Maplewoods Subdivision, Maple Road/Max Felix Drirgp 3 lots, Depot Associates,
o/a, File #974

The Public Hearing opened at 7:38 p.m., C. Kusaéing in the absence of B. Ryan.
Members and

Alternates present were: Favretti, Gardner, Goodwall, Holt, Kochchenburger, Plante,
Zimmer, and Kusmer. Padick read a 6/14/06 Pubtittde published in the Chronicle.
Padick referenced a 6/15/06 memo from Grant MeitAssistant Town Engineer; a
6/15/06 memo from Robert De Vito, R.S. Sanitaremg a 6/19/06 memo from Greg
Padick, Director of Planning.

Donald Holmes of Holmes & Henry Engineers, engirfieethe applicant was present, as
well as the applicant, Michael Taylor. Discussiees held, and the audience was given
the opportunity to speak. Many abutters and resgd@ the vicinity of the applicant’s
property spoke and provided information about éxgstvater supply problems. Concern
was expressed that the proposed re-subdivisiom @téct existing wells. A petition
opposed to the application was submitted. Subselyuéhe applicant withdrew his
application due to the hardship it might causermediate community surrounding the
property. Mr. Taylor stated that he did not realize impact this would have, and will be
sending a letter to the Planning Office withdrawimg application.

Holt MOVED, Plante seconded, to close the Publiardig on the condition that a letter
is received from Mr. Taylor, withdrawing the apglion. MOTION PASSED
UNANIMOUSLY.



Public Hearing-Sand and Gravel Special Permit retew
A. Hall Property, Old Mansfield Hollow Road, Fi#®10-2

The Public Hearing opene#:22 p.m. P. Kochenburger disqualified
himself. C. Kusmer acted in the absence of B. Rydembers and alternates present
were: Favretti, Gardner, Goodwin, Hall, Holt, PerZimmer, and Kusmer. Padick read
a 6/14/06 Public Notice published in the ChronidRadick made note of a 6/15/06 staff
report from Curt Hirsch, Zoning Agent; and 6/1546ff report from Grant Meitzler,
Assistant Town Engineer.

Attorney Mark Branse, representing the applicapprised the board that area 1 is
complete, and noted that all information preseintdtie staff reports is correct. Martin
Brogie, Soil Scientist, is currently working on peging a report on the groundwater
levels analysis for the commission.

Favretti inquired about the status of the traitbeg were observed on the site during a
recent field trip. Attorney Branse stated that foarlers have been removed already, two
or three will be removed this week, and one coetawned by a local church is going to
be returned to them in the very near future.

Holt asked for and received clarification about plaecel now owned by Eric Hall.

Gardner asked if the buffer zone shared with neghbas been disturbed. Branse
indicated that it had not been affected.

At this time Chairman Favretti asked for any Pubbenment.

Christine Stadler-McCarthy, 89 Mansfield Hollow Ripatated that her parents had lived
there since 1978, and recently family members lodvgerved that the hillside between
the Hall and McCarthy property has been excavatddlf of its original size, and this
was done within the 50-foot buffer zone.

Branse and Favretti informed McCarthy that thia Bublic Hearing regarding only the
application renewal for the Special Permit for @ravel Pit.

McCarthy pointed out on a map where the bufferlbeeh violated by the creation of a
cart path, and she stated that it is on the subgaication. McCarthy stated that
neighbors object to the gravel operations. Shewatmndered if Hall's cattle are affecting
the water table.

Curt Hirsch, Zoning Agent, stated that the 50’ bufk still part of the gravel permit, and
the applicant needs to adhere to it. Mr. Branseeahwith Hirsch that the 50’ buffer is a
condition of the gravel permit, regardless of whe owner of the property is now, but
indicated that McCarthy is incorrect in statingtttieere have been violations to that



recently. The 50’ buffer was put into effect inyJaf 2005, and the applicant has not
infringed on it since.

Branse indicated that the cattle McCarthy is speaki could not be where she stated,
because there is no fencing in that area, andateepever allowed to graze in that area.
The cattle are fenced in west of the subject area.

Favretti stated that there is a July 1, 2006 deadn this renewal, or the commission can
grant an extension on the permit to investigateatiegations and to receive the water
monitoring report.

Holt MOVED, Zimmer seconded, to extend the Publéaking and the permit with all
existing conditions until July 17, 2006. MOTION B&A&ED UNANIMOULSY with
Kochenburger disqualified.

B. Steve Banis Property, Pleasant Valley Roaa, #1221

C. Kusmer was acting in the absence of B. Ryanmbgs and alternates present were:
Favretti, Gardner, Goodwin, Hall, Holt, Kochenburd@lante, Zimmer, and Kusmer.
Padick read a 6/14/06 Public Notice published en@hronicle. Padick made note of a
6/15/06 staff report from Curt Hirsch, Zoning Ageammd 6/15/06 staff report from Grant
Meitzler, Assistant Town Engineer.

The applicant indicated that Area 1 and 2 are cetephnd area 3 is partially complete,
but they would like to go onto their additional pesty approximately 75’. This area will
most likely require blasting and the amount of matéo be removed is more than they
previously estimated.

Holt consulted Hirsch to inquire if there had beey complaints regarding this site.
Hirsch indicated that he received a phone comphbout the blasting not being posted.
Hirsch contacted the applicant and Banis statettthiesy had signs up. Hirsch contacted
the Fire Marshal who said that everything was dortas satisfaction.

Favretti asked for a more detailed site plan thaala clarify existing permit limits as
well as the extensions proposed by the applicant.

Holt MOVED, Zimmer seconded, to extend the Publeaking until July 17, 2006, and
also extend the permit with all existing conditiamgil July 17, 2006. MOTION
PASSED UNANIMOULSY.

Public Hearing:

Application to re-zone property on northerly sidog Lane from RAR-90 to Planned
Business-2, Mansfield Downtown Partnership/Stoit@Ace, LLC., File #1246
Application to amend Articles VII and VIII of theaning Regulations, Mansfield
Downtown Partnership/Storrs Alliance, LLC., File246-2



The Public Hearing continuation on these two apgilbi;ms opened at 9:10p.m. P.
Kochenburger stated that he reviewed the tapestherfast Public Hearing in order to
act. C. Kusmer was acting in the absence of B. Ryd@mbers and alternates present
were: Favretti, Gardner, Goodwin, Hall, Holt, Kobkaburger, Plante, Zimmer, and
Kusmer. Padick made note of a 6/16/06 memo frormi3e@’Brien, Town Attorney.
Favretti noted that all records from the previoubll® Hearing are entered into record.

Attorney Tom Cody from Robinson and Cole was presspresenting the applicant.
The applicant had no comments.

Favretti asked if there were any comments fronptlitdic. The public has no comments.

Holt MOVED, Plante seconded, to close both Pubkatthgs A & B. MOTION
PASSED UNANIMOUSLY. Favretti volunteered to work a motion.

Public Hearing

Special Permit Application, proposed commercialdng and related site work on
property Dog Lane, Storrs Center Alliance, LLCleR#1246-3

Subdivision to application, proposed new lot on age, Storrs Center Alliance,
LLC.,File #1246-4

The Public Hearing continuation on these two apgilbims opened at 9:15p.m. P.
Kochenburger stated that he reviewed the tapestherfast Public Hearing in order to
act. Members and alternates present were: Fauveattdner, Goodwin, Hall, Holt,
Kochchenburger, Plante, Zimmer, and C. Kusmer whs acting in the absence of B.
Ryan. Padick made note of a 6/15/06 Report fronTtiaéfic Authority, and a 6/16/06
report from Greg Padick, Planning Director.

Attorney Tom Cody of Robinson and Cole was presgptesenting the applicant. At
this time Cody responded to the commission’s qaastfrom the previous Public
Hearing. Cody introduced Geoff Fitzgerald from Bdompanies to address questions
about: landscaping, grass pavers, slope, trafficsaght lines. Fitzgerald distributed
copies of a revised site plan addressing thesdiqgnssshowing the plantings, sightlines,
buffer area, screening from the residential ared,am eco-stone paver to replace the
grass pavers.

Holt expressed concern that the arborvitae shovlmet be deer resistant. Fitzgerald
was willing to change species to accommodate. cRaddicated that any change in
species of shrubs and trees could be addressedcopenlting with the landscape
architect at a later date.

The commission was told that the eco-stone pawars & good stability record for this
region.



Mr. Fitzgerald stated that the slope of the parkatgyrading is less than 5% and would
not cause cars to slide on the ice, an issue wigoimission members had previously
been concerned about.

Fitzgerald agreed with the Mansfield Traffic Authpreport stating that the speed
humps on Dog Lane do slow traffic, and that at tinie additional controls do not seem
warranted.

Zimmer expressed concern for delivery trucks ggtiimio the rear area of the building
and blocking traffic. After discussing delivergiges and the potential use of the
northerly driveway providing access to the dumpatern, Kochenburger suggested the
applicant interview the prospective tenants to kmdvat kind of vehicles are currently
bringing their supplies and merchandise.

Plante would like “DO NOT ENTER?” signs posted fbetone-way parking lot. Favretti
said he would like to see sign details.

Holt asked for clarification on the entrance to tloertyard in the rear via the one way
“tunnel” between the main building and the auton®tiepair shop. Tolidano stated that
it is 15’ wide with a bar gate entrance and willyolme open during business hours. The
applicant related that 2-way traffic is plannedtfus driveway.

Fitzgerald indicated that they added more landscppn the north side by Buckley Hall,
at the east side of the parking area, and alsg@ddmy Lane on the south side.

Zimmer questioned if the entrance to the parking@dbe closer to the crest of the hill
and which would have better sight lines and alsuieate a pedestrian crossing between
the parking lot and building. Fitzgerald indichtbat UConn requested to keep the
parking lot driveway between Bishop and Buckleyhatsame location it is now.

Architect Patrick Pinell addressed the questiomaterials and colors. He indicated that
the idea is to keep the building as a “small tomeiv England-style building. The
upper stories of the building will be straw coland the ground floor an olive color. The
exterior material is called Hardie, after Jamesditarand it is residential looking, but is
for a commercial environment with the color throddl9% of the material. It is made of
sand, cement, and wood fibers. The trim will be enafithe same material, the windows
will be vinyl, and the roof shingles will be fibdags.

Favretti asked if they will be able to comply witte Fire Marshal’s request for hydrants,
Tolidano said that was no problem, and that woel@i the final plans.

Favretti asked if there were any comments fronpthtdic. The public had no
comments.



Padick raised the issue of parking requirementssagdested that the commission could
include a condition that the applicant provide &ddal parking, as necessary at an off
site location to ensure adequate parking.

Cody assured the commission of the dispersion akp& parking due to the mix of uses
of the occupants. He asked that there be no atipak or conditions placed on this
permit to require additional parking.

Hall stated that the parking need for the propagmadge use would extend all day from 8
a.m. when people are dropping off their cars tond. pvhen people are picking them up.
The proximity for people to walk to work after dgpg their cars off makes it appealing.
Cody indicated that he spoke with the owner of IStBiutomotive and she understands
the parking limits and is satisfied with them.

Holt suggested that a satellite parking area nighbetter for the automotive shop owner
to keep the cars that are long term.

Kochenburger expressed concern for having an auteenshop near other tenants.

Cody stated that is why the building is designesiiay it is. The appearance on the
street front is commercial shops, and the “L” saps the automotive from the other
uses.

Mayor Betsy Patterson stated that the design tesmmatiempted to accommodate the
PZC, neighbors, and community to make this pra@sctuccessful as possible.

Padick indicated that the applicants addresseththe points and issues identified, and a
motion with the conditions could be drafted. Koaberger and Favretti agreed to work
on a motion for the next meeting.

Plante MOVED, Goodwin seconded, to close the Pibdiaring. MOTION PASSED
UNANIMOUSLY. The Public Hearing was closed at 1®D2m.

**Goodwin excused herself from the meeting at 1Qp2%.

Continuation of Old Business

2 Request to re-approve Hanks Hill Estatgi@n 5, PZC File #596-4

A 6/15/06 report from the Director of Planning wiasluded in the PZC packet. After a
brief discussion,

Gardner moved, Holt seconded, that the PlanningZaméhg Commission re-approve the
Hanks Hill Estates, Section V subdivision of theg/lda Family Trust with the same
approval conditions cited in an April 7, 2004 antid he minutes of this meeting shall
incorporate the 4/7/04 approval conditions and nedégrences. MOTION PASSED
UNANIMOUSLY.



Application to amend the Zoning Regulations, Agi¥l, Section D.5.0 parking
requirements for retail and personal service USe3, Properties, File #1245-M.A.D.
8/9/06

After determining that members felt no need toHertdiscuss this application, Hall
MOVED, Gardner seconded, to approve the applicaifdn.S. Properties (file 1245), to
amend Article X, Section D.5.0 of the Zoning Regjolas as heard at Public Hearings on
May 15, 2006 and June 5, 2006 subject to revisading that limits applicability of the
subject parking requirement revisions to retail pagsonal service uses on lots that
contain a minimum of 50,000 square feet of comnaésrjuare footage. This
amendment as worded below, shall be effective dsilgfl, 2006. Reasons for approval
include:

1. The revisions as approved are consideregpaably worded and suitably
coordinated with related zoning provisions;

2. The revisions, which incorporate new pagkpnovisions for those retail and
personal service uses on sites with at least 5G§08re feet of commercial square
footage, have been adequately justified in appboatubmissions and Public Hearing
testimony. The Commission has determined thatlacteon in the number of required
parking spaces for commercial sites with over 50 $fuare feet of commercial square
footage is appropriate, as customers typicallyt wgre than one commercial tenant per
trip;

3.  The revisions are considered to be comgisteéh the Plan of Conservation and
Development goals and objectives and the provisidrAsticle | of the Zoning
Regulations. The revisions will help encourageppropriate use of properties with
commercial buildings that exceed 50,000 squareiriesize.

The approved revision to Article X section D.5.@khead as follows:

0. Retail and personal service uses within a mgldnd involving one or two retail or
personal service operations per store or shop.

Five spaces for the first 300 sq. ft or less obiflarea and one for each additional 200 sq.
ft of floor area. For retail and personal seruises on sites with 50,000 square feet or
greater of commercial building square footage feétil floor area” may be used to
calculate required parking.

MOTION PASSED UNANIMOUSLY.



4.  Site modification request, proposed deakianrease in seating, Mansfield
Restaurant Pizzeria & Pub, 466 Storrs Road, PisGRie #651-2

Additional necessary information is not availabi¢hés time. ITEM TABLED by
Chairman.

5. Bond Release Request:

a. Wild Rose Estates, Section 1, File # 1302

At this time staff is not ready to make a recomnagioeh. Padick related that work is not
done on the detention basin, but the bond may leetatbe reduced from $64,000 to
$30,000. He noted that G. Meitzler does not wargduced until they have completed
more work. ITEM TABLED.

b.  Mulwood East, File #1225

Padick related that the common driveway aprons havéeen installed, and the edges
of the driveway have not been stabilized. Thisasready for release, but it may be
appropriate to approve a reduction at the nextimgeiTEM TABLED.

6. Regulatory Review Committee recommendedi@vs to the Zoning Regulations.
A 6/14/06 memo from Director of Planning Gregoryliek was noted.

Gardner MOVED, Hall seconded, that the PlanningZmging Commission schedule a
Public Hearing for Monday, July 17, 2006, on 6/D0@ draft revisions to Article Il of
the Zoning Regulations and 6 other sections oZth@ing Regulations. Furthermore,
that the Planning and Zoning Commission refer tiop@sed revisions to the staff, Town
Attorney, Town of Windham, and WINCOG Regional Pieng Commission for review
and comment. The proposed revisions would extetitikebruary 15, 2007 an existing
moratorium for applications to create Design MudtiResidence, Planned Residence or
Age-Restricted Housing zones on property southeddant Valley Road currently zoned
either Professional Office-3 or Industrial Parkd avould clarify regulatory provisions in
6 other sections of the Zoning Regulations. MOTIBASSED UNANIMOUSLY.

Discussion was held regarding Mansfield’s exis®aijtical Sign regulations and
whether any revisions should be proposed at tms.tilt was agreed that no action

should be taken on this issue until Padick contthet<Connecticut Council of
Municipalities to seek research information on thgie.

7. Proposed PZC fee revision
ITEM TABLED, awaiting staff reports.

8. Other



Padick updated the commission that a legal decisa@been rendered in favor of
Mansfield on the case of Home Selling Team vs. NMealisPlanning and Zoning
Commission.
Padick also mentioned that if commission membeve lagparticular area of expertise
that would be pertinent and beneficial to the P@@y should submit a copy of their
resumes to the Planning Office to keep on file, @teltheir qualifications during
application processing. In the event that a dexis challenged, the PZC would have a
record of members’ credentials in areas of theireetse.
New Business
None

Reports of Officers and Committees

There was no report from the PZC ChairoraRegional Planning Commission
Representatives.
Communications and Bills

The agenda items were noted, Padick rtbtgdtem #2 regarding a memo from the

Town Manager, RE: UConn master plan for water suppt wastewater treatment.
Padick has been designated as the second ManRgglesentative.

Noting there was no additional business, Favreitiated the meeting adjourned at 10:45
p.m.

Respectfully submitted,

Katherine K. Holt, Secretary



